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Project Name: Paradise Apartments
Project Number: 062-35382
Location: Madison, Alabama

U. S. DEPARTMENT OF HOUSING AND URBAN DEVELOPMENT
PROPERTY DISPOSITION PROGRAM

CONTRACT OF SALE

THIS CONTRACT, made this zﬂﬁday of _&gzmbg- , 2009, is
between the SECRETARY OF HOUSING AND URBAN DEVELOPMENT, (“Seller”

or "Grantor"), and City of Madison, ("Purchaser" or “Grantee”).

1. PURCHASE AND SALE

In consideration of the covenants and agreements of the
respective parties, as hereinafter set forth, Grantor agrees
to sell and Grantee agrees to purchase all of Grantor's
right, title and interest in and to the real estate situated
in the City of Madison, County of Madison, State of Alabama,
and more particularly described in the attached Exhibit
entitled "Property Description," together with all
improvements thereon and appurtenances thereto and the
articles of eguipment and other personal property owned by
Grantor and used in connection therewith, hereinafter

referred to as the "Property"”.

2. PURCHASE PRICE

a. The purchase price of the Property is $1.00 (One dollar)
to be paid at Closing.

b. Unless payment and performance bonds are provided to the
Grantor in accordance with the Rider entitled "Poat-
Closing Repair Requirements”, Purchaser shall provide at
Closing a $283,487 unconditional, irrevocable and non-
documentary letter of credit (LC) satisfactory to
Grantor, to assure completion of the rehabilitation
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required by the Rider entitled “Rehabilitation and
Relocation."”

c. If the Grantee is unable to provide an LC satisfactory
to the Grantor or a performance bond pursuant to the
terms of Rider 4 attached heretoc, Grantee shall provide
Grantor with a No Warranty Deed that will be in effect
Until the earlier of (l) Grantee’s submission of a
Performance bond or LC or (2) the satisfactory
completion of required repairs.

3. CLOSING, CLOSING EXPENSES AND TRANSFER OF POSSESSION
a. The sale shall be effective upon Closing.

b. Purchaser shall pay all closing costs and expenses,
irrespective of local custom.

c. Transfer of title to and possession of the Property
shall become effective as of the Closing.

4. PRORATIONS

As between Grantor and Grantee, with the exception of
real estate taxes prepaid by Grantor, if any, there will
be no prorations of any type at Closing including, but
not limited to, income, expenses, real estate taxes,
water & sewer charges, etc., whether collected or
uncollected, paid or unpaid. In addition, Seller assumes
no liability for any liens, whether known or unknown, or
expenses incurred but not billed or received as of the

day of cleosing.

5. FORM OF CONVEYANCE, INSPECTION, OBJECTIONS TO TITLE AND
RIGHTS OF RESCISSION

a. The Property shall be conveyed to the Purchaser by
quitclaim Deed in the form customarily used by Grantor
in the jurisdiction in which the Property is located.
Title to the Property shall be good and marketable
subject to existing tenancies, easements, zoning,
covenants, restrictions and reservations of record.
However, Grantor shall not warrant those items deemed
acceptable to Purchaser pursuant to subsection(e)below.
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Purchaser does notify the Grantor in writing of any
alleged defects within twenty-one (21) days after
execution of this Contract by Grantor, only those items
in the notification will be addressed by Grantor. All
other title matters will be deemed acceptable to
Purchaser.

f. At closing CGrantor shall deliver to Purchaser a duly
executed deed conveying Grantor's right, title and
interest in the Property which Purchaser immediately
will present for recordation in the appropriate
recorder's office.

AS-IS SALE; NC REPRESENTATIONS

a. Purchaser shall accept the Property "as is." Grantor
makes no representations or warranties concerning the
physical condition of the Property. In addition,
Grantor does not represent or warrant the number and
occupancy cof revenue producing units, or any factor
bearing upon the value of the Property. It is
Purchaser's responsibility to assess the actual
condition of the Property.

b. Purchaser acknowledges that the purchase price set forth
in Section 2 of this Contract is based on Purchaser's
valuation of the Project and not upon any
representations by Grantor. Purchaser's failure to
inspect, or to be fully informed as to any factor
bearing upon the valuation of the Property, shall not
affect the liabilities, obligations or duties of Grantor
under thies Contract, nor be a basis for termination of

this Contract.
RISK OF LOSS AND RIGHTS OF RESCISSION

Until the Closing, Grantor assumes the risk of loss from
damage to the Property by any cause (including but not
limited to fire, flood, earthquake, tornado and vandalism)
other than willful acts of Purchaser, and in the event of
such damage will provide for the restoration of the Property
to its condition immediately prior thereto, except that, if
Grantor determines that such damage is so extensive that
Grantor is unwilling to so restore the Property, Grantor may
rescind this Contract. The sending of the notice of
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10.

rescission shall release Grantor from any and all claims by
Purchaser arising under this Contract. If offered by Grantor
and agreed to by Purchaser, the cash due at Closing may be
reduced by the estimated cost of restoration of the Property
because of such damage.

Such damage shall be added to the rehabilitation requirements

. provided for in the Rider entitled "Rehabilitation and

Relocation."

TIME IS OF THE ESSENCE

Time is of the essence in the performance of this Contract.
The sale shall be closed at Grantor's offices within 60 days
of the date of this Contract, or at such other time or place
as may be agreed on by the parties and in writing by Grantor.
1f closing does not occur within the agreed upon deadline,
this Contract is null and void.

PURCHASER RESTRICTICONS

a. No Member of/or Delegate to Congress, or resident
commissioner or local elected official, shall be
admitted to any share or part of this Contract, or to
any benefit arising from it. However, this provision
does not apply to this Contract to the extent that this
Contract is made with a corporation for the
corporation’s general benefit.

b. If Purchaser is or becomes suspended, debarred or
temporarily denied from participating in HUD programs
prior to closing, this Contract shall be terminated.

c. Pursuant to 24 CFR Part 27 Section 20 (f), the
defaulting mortgagor, or any principal, successor,
affiliate, or assignee thereof, on the mortgage on the
property at the time of the default resulting in
acquisition of the property by HUD shall not be

eligible to purchase the property. A "principal”
and an "affiliate" are defined as provided at 24 CER
24.105.

CONTRACT BINDING - RESTRICTIONS ON ASSIGNMENT OF CONTRACT

This Contract shall be binding upon Purchaser, its respective
heirs, executors, administrators and successors and shall not

be assigned to any third party.
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il. LIMITATION OF LIABILITY

Notwithstanding any other provisions of this Contract,
Grantor's liability for damage to the Property or for any
breach of this Contract shall not exceed the amount of funds
paid by Purchaser to Grantor hereunder.

12. CONTRACT EXECUTION

I1f this Contract is executed on behalf of a corporation,
partnership or other entity not as yet legally formed, such
corporation, partnership or entity must be validly organized
and legally capable of performing its obligations under this
Contract prior to the Closing.

13. FORMS

All forms and instruments referred to in this Contract shall
be the standard HUD forms and instruments prepared by Grantor
and used by Grantor in the jurisdiction in which the Property
is located and shall contain such additional covenants and
conditions required by this Contract, Prospectus and/or

Request for Proposals.
14. ACKNOWLEDGMENT OF TERMS AND CONDITIONS OF SALE

Purchaser affirms that it has full knowledge of the terms,
conditions, and requirements contained in this Contract.

15. COMPLETE AGREEMENT

This Contract supersedes all prior agreements and
undezrstandings related to the subject matter hereof, and may
be changed, waived, discharged or terminated only by a
written document, signed by the party against whom such
change, waiver, discharge or termination is sought, except as
otherwise provided herein.

16. AGREEMENT BECOMING VOID

This Agreement shall become void in the event that Section
237 of the Omnibus Appropriations Act of 2009, which allows
HUD to take into account the cost of repairs in determining
the market value of multifamily real property or
multifamily loans in a noncompetitive sale to a State or
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local governmént, ceases to exist, provided there is no
other authority that would allow the sale to go forward
under the terms and conditions set forth herein.

17. GENDER AND NUMBER

Whenever the sense of this Contract so requires, the use of
(1) the singular shall be deemed to include the plural, (2)
the masculine gender shall be deemed to include the feminine
or neuter gender, and (3) the neuter gender shall be deemed
to include the masculine or feminine gender.

18. SEVERABILITY

If for any reason one or more of the provisions contained in
this Contract shall be held to be invalid, illegal or
unenforceable in any respect, such invalidity, illegality or
unenforceability shall not affect any other provision of this
Contract, but this Contract shall be construed as if such
invalid, illegal or unenforceable provision nevar had been

included in this Contract.

19. NOTICE

Any notice, request, information or other document to be
given hereunder to any of the parties by any other party,
shall be in writing and delivered personally or sent by an
overnight or express mail service, with a return receipt,
postage prepaid to the person and address set forth below.
Any party may change the person or address to which notices
are to be sent to it by giving written notice of such change
to the other party in the manner herein provided for giving
notice. The person, address and telephone number for the
Department of Housing and Urban Development are

William H. Melvin, Director, Atlanta Multifamily Prxoperty
Disposition Center, U. S. Department of Housing and Urban
Development, Five Points Plaza, 40 Marietta Street, Atlanta,

GA 30303-2860, Telephone (678)732-2187.

The person, address and telephone number for the Purchaser
are as provided below Purchaser's signature on this Contract.
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20.

21.

22.

23.

EXHIBITS

All exhibits described herein and attached hereto are fully
incorporated into this Contract by this reference.

PARAGRAPH HEADINGS

The paragraph headings contained in this Contract are for
convenience only and shall in no way enlarge or limit the
scope of the paragraphs hereof.

MISCELLANEOUS PROVISIONS

a. When the consent or approval of either party is required
under the terms of this Contract, such consent or
approval must be in writing.

b. Purchaser agrees that any restrictions to be placed in
the Deed referred to in this Contract will run with the
land.

c. Whenever a number of days is referred to in this
Contract, days shall mean calendar days. If any period
of time expires on a non-Federal business day, Purchaser
or Grantor shall have until the close of business of the
next Federal business day to take whatever action is to

be taken within the time period.

RIDERS TO THIS CONTRACT

The Riders checked and initialed by the parties are attached
to and incorporated into this Contract and will be placed in

the Deed to run with the land.

{X] Enforcement
(X] Nendiscrimination Against Section B Certificate Helders

and Voucher Holders
(X} Affordability of Units .
Xj Pest-Closing Repalir Escrow Reguirements
[x} Relocation
[x1 Right of First Refusal
x) Asbestos Hazards
(X] Conveyance to a Non-Public Entity
1X) Eqguity participation {(Cther than Homeownership}

53 Redowe lopment Plan
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IN WITNESS WHEREOF:

The Purchaser has executed this Contract in triplicate the :Z?

day of bw ; 2044
WITNESS: , '
_________,/
(a1 4/-(&——-— Crty of Alghema
[ ] L Y By l /‘ Z
Sign&ture
I%;ul F?r1l¢;&[
Typed Name of Hignatory
Mayer
m Title of Signatory
100_tughes Rd
‘Address

_ _Madisen AL 35763

(25¢) 772- 5603
Telephone Number

Grantor has executed this Contract in triplicate this—ggt;&—QN;ay
°f_§%§wj§—bl , 200

(This line to be executed by Grantor)
WITNESS: SECRETARY OF HOUSING AND URBAN

William H. Melvin

Director
Jx\rgm\\&\ W\C Atlanta Multifamily Property

Disposition Center
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EXBIBIT 1
TO THE CONTRACT OF SALE

Legal Description

All that part of the Northeast 4 of Section 5, Township 4 South,
Range 2 West of the Huntsville Meridian, City of Madison,
Madison County, Rlabama; more particularly described as
beginning at an iron pin on the West margin of Wall-Triana
Highway, said point of beginning ls further described as being
located South 44 deg. 42 min. 54 sec. West, 42.94 feet and South
0 deg. 15 min. 57 sec. West 572.0 feet from the Northeast cornerx
of Section 5, Township 4 South, Range 2 West; thence from the
point of beginning run South 0 deg. 15 min. 57 sec. West along
the West margin of Wall-Triana Highway for 500.00 feet; thence
run South 89 deg. 9 min. 48 sec. West for 390.00 feet; thence
run North 00 deg. 15 min. 57 sec. East for 500.00 feet; thence
run North 89 deg. 9 min. 48 sec. East for 390.00 feet to the
point of beginning; being situated in Madison County, Alabama.
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EXHIBIT 2
TO THE CONTRACT QOF SALE

WIRE TRANSFER IMSTRUCTIONS

INSTRUCTIONS FOR COMPLETING A REQUEST TO TRANSFER FUNDS BY WIRE

RECEIVER-DFI#: The Treasury Department's ABA number
for deposit message is 021030004. This number should
be entered by the sending bank for all deposit
messages sent to the Treasury.

ITEM 1

ITEM 2 - TYPE-SUBTYPE-CD: The type and subtype code will be
provided by the sending bank.

TTEM 3 - SENDER-DFI#: This number will be provided by the
sending bank.

ITEM 4 - SENDING-REF#: The sixteen character reference number
is inserted by the sending bank at its option.

ITEM 5 - AMOUNT: The transfer amount must be punctuated with
commas and decimal points; use of the "$" is optional.
This item will be provided by the depositor.

ITEM 6 ~ SENDER-DFI-NAME: This information is automatically
inserted by the Federal Reserve Bank.

ITEM 7 - RECEIVER-DFI-NAME: The Treasury Department's name for
deposit messages is "TREAS NYC". This name should be

entered by the sending bank.

ITEM 8 - PRODUCT CODE: - A product code of "CTR" for customer
transfer should be the first data in the RECEIVER -
TEXT field. Other values may be entered, if
appropriate, using the ABA's options. A slash must be
entered after the product code.

ITEM 9 - AGENCY LOCATION CODE: THIS ITEM IS OF CRITICAL
IMPORTANCE. IT MUST APPEAR ON THE FUNDS TRANSFER
DEPOSIT MESSAGE IN THE PRECISE MANNER AS STATED TO
ALLOW FOR THE AUTOMATED PROCESSING AND CLASSIFICATION
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OF THE FUNDS TRANSFER MESSAGE TO THE AGENCY LOCATION
CODE OF THE APPROPRIATE AGENCY. The agency's unique
code must be specified in the funds transfer message
in order for the funds to be correctly classified to
the respective agency. The ALC identification
sequence includes the beneficiary code field tag,
BNF=, and identifier code, "/AC-", followed by the
appropriate ALC number. This component must be in the
following format:

BNF=/AC~86090300

The ALC identification sequence can, if
necessary, begin on one line and end on the next line;
however, the field tag "BNF=" must be one line and
cannot contain any spaces.

ITEM 10 - THIRD PARTY INFORMATION: This contains the
appropriate information to identify the reason for the
funds transfer. The Originator to Beneficiary
Information field tag "OBI=" is used to signify the
beginning of the free-form third party text. The
field tag "OBI=" must be on the same line and cannot
contain any spaces. The field tag is placed following
the ALC identification sequence and preceded by a
space. An example of this data line is as follows:
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BNF=/AC-86090300 OBI=

Wire Transfer Deposit Message Format

(1)

15/45
P.15719

021030004 | {2)
(3) I (4) I (5)
(6) I
(7 (8)
TREAS NYC/CTR/
{9) {10)
BNF=/AC-86090300 OBI=
Multifamily Project No. Bccount B6X4072
Property Management System (PMS)
Remitter {202) 708-2510

NOTE: 1Items 1, 7, 8, 9, and 10 must be completed as shown above
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EXHIBIT 3
POST CLOSING REPAIR REQUIREMENTS

NOTE: All work required to make 5% of the units accessible must
ba in accordance with the Uniform Federal Accessibility

Standards!
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Post-Closing Repair Requirements U.3. Depsriment of Housing and Urban Developman
Oftice of Housing Multifamily Ssles Program
Project Nems Progect Mamnbjee Lo ation
Paradise Apariments FHA Case No.; 082-35382 Madison, Alabama
MUt repar propariy o o NG FOg LB » Wi 1Me [TRTE O o1.] [-] or 1orme i LT 8 O

Foracionre Sais- Acknowledgement by Bidder '
Bl #oorcmio siais g Local Coces [ rousing Gty Stanaards (HGS) e set forthin CFR 886, Supan C [l 7o tionai capairs requirea by HuD

HUD will monitos repairs to sasure compliorve. Ropairs shall be considared complaied only aller (§ Purchasor provides wiillen Cartiication that repoirs sre
completed, (2) Puwchaser requosts Hnal tnepection by HUD, and, (3) HUD verifies inwriling complation snd comptiance with (ha requirement s statad herein

Trade Kem Cost Braskdown, HUD's astimate of rapairs s broken ot by irade ltem. Detalted dﬁulplrom of repaine are stated in this form's mdibits  Unless
chackod #8 MANDATORY onibisfarm repaira may begin upon cotweyance. For repalr ilemm listed in this form as MANDATORY, tha purchaser, prior to

baginning wark, must submit specifications for spproval to 1he HUD pHice with jurisdiction over this project.

The repairs iisted heesin rapresent HUD's astimats of the property's fepair nesds. Thess repsirs may nol repreaent ol repairs neodad to satisty HUD"
raquireiments and/or requirements other tnan HUD's, HUD oose NOT worram inat thetist is sither comprehansive or sulficient  ‘The purchasar accepts
responsitiity for: (1) developing his/her ownrepair cost sstimate, (2) delermining what, I any, repairs are nesdad in excees of those listed hevein.

it (3) providing I 101 Such 1]
i BN Con Tam WATaT Oy 9 vod
= TRopie (2 Fupaiaaniie Giructres (ondiog commersmiareaR) . 0 C . ;.
$830 .00 7 Wood Flooring 3000
2 £2,000.00 %8 Resllisnt Fisoring $17.200.00
3. Malsls . $4.540.00 9. Painting & Decorating 560,500 00
4. RowghCarpeniry $M4.62500  20. Speciallies $3,500,00
5. FinishCarpaniry $0.74100 21 Special Equipment $0.00
6. Waterproofing $0.00 22. Cabinets $75,500.00
7. mdation SWABEO0 23, Appliances $325.750.00
8. Roafing $2720000 24 Biinds & Shades 30.00
9. Shest Mual $300000 25 Carpels $91200.00
9. Ooors §20520.00  28. Specisl Constration $30,80.00
. Windows $55.2%0.00 27. Elevalors ' $0.00
2. Glaas $0.00 28, Plumbing & Hot Wiater $79,380.00
B, Laths Piestar $0.00  20. Hamt A Vanliistion £$36.500.00
#. Orywall . 3883850  30. Alr Conditioning $31200.00
5 $000 21 Bscical $37.350.00
L) $0.00 Assidentis Sinxiure Suwtold l'na 853,90
% E,cﬁmwﬁrmmthmﬂmmwﬂmm : R,
.00 Acomsgry Sinctures Subtowst u .oll
T ~ t,, o

-7, L
—.n.. NI PR

e i T g E
o L BRWeK T ey o e

$1508.00 38 She rprovemans man.nn
34. SteULIRIn $12,825.00 $8.300.00
35, Roads & Waiks $2.000.00 $0.00
$80,812.00

P T T T R ‘ oL < narsan
nfigtion Factor (2.4% $2120148
39. Lead Contmining Matortaln $0.00 #£31. Yota Mard Comd | gRoT,154.89
40. Asbesios $3122800 |Contingency  =Hewd Cost x D% $00.718.70
41 Mold/Exterminalion $0.00  [Ovhd/GenRaqeHard cos! x 5% 51807158
Environmantsl M itigetion Sublotsl $31,2126.00 Est. Tolel Rapsir Cost $1,133,940.24

Comprehensive Repalr Survey — Purudise Apurtments — Madigon, AL =~ FHA Case No.: 162-353H2 ~ Issue Dute: 05/12/09
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COST ESTIMATE SUMMARY
FA APARTMENTS « HEALTR | FORM] UNIT A TGUANT ToTAL “TOTAL |
CONSTRUCTION ITEMS AND 2552 MEM COBT
1S8UE DATE. 08127200% SAFETY COBT PER
FHA CASE NO 062-35382 WEM
DIVIBION 1 - ND
PVISION 2 - 8ITEWORK
02088A° |Asbasios abstement of vinyl floading s 40 gF sas0f assa| $30,275.00
020061 [Dewsop OGM pisn Or A hesios iok in placs yEB 40 LS 39560 00 1 se30 00|
02200FE [Ramows nid lamp post : k] BA 3125 00 1 $126.00
022018 R oid asphsii play suface and yrass mon as LS $2.000 00, 1 $2,000 00
oasme’ lﬂelllhm aaphsi! pavng and resvips ] sy $1100] 4217 846,237 0D
02730 [Provide nwe cut-off vBIVEE in Bite waler 3 ysisny 4 EA $200.00) 40 $8.000 00
027231E* |Provida now desn-outs In SERItRry Bewsr sysiem 1] EA $300.00 18 34,500 00/ 4
028002 | Rebordor wnd Mulch play aves - refurbish oguipman k) LS [ $10,00000 1 $10,000.00,
DZ000E* |Cranie drainage swhie 33 EA $300.00 3 $1,500.00
02801 |Remows slumpe a7 EA 5200.00/ 4 $800,00
020028 |Provde lopsc!] snd $0d & bace arsas - BH volds - misc. regrading 37 LS $2.600.00 1 $2,500 .00
026038 [Genmal Isntsceping sowancs for naw shrubis, planings, res iimming ar Ls £6.000.00 L] $8,000.00
DIVIBION 3 - CONGRETR 8800
03301E |Rupiaca concrela stai; eads 1 €A $50.00 17 $050 00 J
DVIBION 4 - MASONATY U 2,000
C44008 |Rwbuiia m y chi y G snity Room 2 L8 $2,000.060 1 $2.000.00|
DIVISION 8 « METALD $4,840.08]
05500E* | Provise hendrals sl exizing handicap accedaibla ramp to comply w/ LIFAS 3 LF $40.00 88 $2,320 00
JOGMIE | taplace mets handralis 3 \F $40.00 .I $3320.00|
05502~ JProvide additional handrall st axerior siire st wo-bedroom buldings 3 EA $230.00 L] $2.000 .00
DIVISION & - WOODE AND PLASTIOS Iz1.l¢l.0l¥
08101 |Provida new drafisiops In aitic 8t Wwo-badroom buitdings b, 4 EA $1.000.00 5 $£.000.00
081028* |Allowance for ptywood rool dack repair 4 8F $3.00 3200} $8.900 00
061034 |Repiace plywood subfloor 4 SF %3 00| 75 $225.00
D8201E |Repwir or aign swerior wood porch posts 3 EA $400.00) 2 $200.00
0B202E | Repair front aniry overhang & Units 115-118 [ L8 850000/ 1 4800.00
082006 | Repmir wood soifity 5 LF 34.00] 434 51.736.901
08204E* | Rapwir wood macias . [} LF 83 00/ a7s 8282500
08205E" | Rwpair ex ey window snd miscslianaous wood wim 5 LF 82.00 700 $1,400.00
o8208A |Rmpl woordl for nendrall by 8 LF $10.00 28 $280.00/
DIVISION ¥ - THERMAL & MOISTURE PROTEETION w.lu.nlh
072004 |incresse sidc inaulation ? ar 5080] 24%40] 314,484.00
D7310E" |Anplnce shingle roety ] . [#] %85.00/ 320 §27,200.00
07810E" | Rapair, ahign, ranad, and cesn gulisht and downspouls 8 |BLDG §200.00 ] £1.800,00
078 11E* |Hapisceirsuse/repalr stic wniintie % |BLDG 3150.00 e $1,200.00
DIVIBION § - BOOMS AND WINOOWS 834.070.00]
081104 |Replnce apsdment enity doors (front srd/or cear) ] w0 EA $250.00 30 sa.'rao.ool
00117A |Repince Apanmaen aniry door rame Yib 10 EA $150.00 4 $a50.00
081124 |Raepalr exarnior siorgs room dooraamas/ardware 10 BA $456.00 20 $9.000,00
0B200A {Rmpince intedor swinging door 10 =73 §rs.00 9 $2,028.00
lunaom- Prenida naw attic RECOSS DENGS 190 EA $200.00 19 szm.nnl
08800A" FRepince windows snd sCleans " EA $280.00 2121  §53,000.00
0REO1I* |[Fspiaca common sres windows snd screnny 1" EA $280.00 13 $3,250.00
08710A |Replace sparmont antry door nardware (front andior roar) i 10 BA $100.00 38 33,900,006
0B741A | Repluce Inlefior swinping docr hardware 1w EA $25.00] ar $1,845.00
EAVISION § « ANIDHES [AEIF LN |
082504 |Recaisrepiace gypeum board walls and cailings in apertmenta " 5P 58 00| T3] $5.8098.00]
0251A° |Rapair slipple coliing Anish 14 BF §0.50] 1928 3082.50
0US0OA' |Repiace campsl In aprAments 26 sy 520,00 080 38120000
ooasoA’ [Rapiece vinyl looring In apanmenis s 10 oF $200] B8s0| $17.300.00]
00800A |PRIM aparmaent inerion 19 APT $1.000 00 80 $50,000.00
08R01E* | Extedor cteaning and paining of siding snd axwrior wood W [8LDG] $2.50000 3 $7,300.00
09602E" |Puint all exerior main] hendralis 16 [{8LDG $800.00 5 $3.000 00
DANBION 10 - AFECIALTIES $3,800.00|
104308° |Provide handicao sccessibie parking 8pace (o comply with UFAS 20 EA $200.00 § $1.000.00
10431E" {Provde new butidiag idantification signage e 20 [8DG $100.00 H $700.00
10580E |Repalr geng malbome 0 LS 3300 00 ] $300 00
10800A |Repiaca medicine cabinoh 20 EA £125.00 12 $1,500 00
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COST ESTIMATE SUMMARY
EAPARTMENTS - Iy (FEALTH ] FORM| UMIT | PER [ OUAN.] TOTAL A
CONSTRUCTION ITEMS ANDO 08552 ITEM COsY COST
ISBUE DATE. 05/12/2000 SAFETY coaT PER PER
FHACASE ND.- 062-35382 ITEM DIVISION
(TR !lﬁf
11450A° |Replace viow n EA $800, 3| $15,800 0
+1451A° [Ropiace reMigersior 23 | EA 3800.00 15|  30,800.00
11452A° |Roplace rangehocds 2 EA $126.00 80 $6.250.00
11453A° |Repiace parbage dispossl 23 EA $100.00 80 45,000.00
DIVISION 12 - RIRNISHINGS $176,590.00
12300A° [Repinca Michen bass cidbinsis 22 LF £325.00 808 447.000 00}
12301A° Replnce kichen wall cabinets 22 iF $75.00 8i0n| $66,750.00
12302A° JRepiace couneniops 2 LF $40.00 g06) $27.840.00
DIVISION 13 - SPECIAL CONBTRUCTION $30,180.00
13001A° [Modilyaparimanis for handican accaasibilltyta cemply with UFAS 26 | APT | $4.000.00 4] $18,000.00
13002 |Modily Communily Room 1or handicap sccasaibiity o comply with UFAS ae LS $1,800.00] 1 $1,800.00]
13003F  |ModifyLaundsy Room for handicsp mcoessiDilly 1o comply wilh UFAS 26 LS $2.500.00 1 %$2,800.00
130041*  |Mocily Ofice for handicap acces sibiiy iy comply with UFAS a8 LS $180.00 1 $150.00
13008A* [Modily spanments tar te heasng and vsion Impaired i comply with UFAS 78 | APT | $2,000.00 1 $2.000.00
130081° |[Ganasml upgraces lo Communiy Room : a6 LB $8.000.00 1 $8.000.00
DVISION 14 - CONVEVING BYSTEWMS - NO ENTRY $0.00
DIVIBION 15 - MECHANICAL $108,080.00|
150014A" | intaror wates $ns rapair allowance ) EA 5750 18] $11.230.00
15409A° |Rapiace wilet 22 EA $280.00 15 $3,750.00
15402A° |Reuplace lawsiocry, vanity, ang fings 8 RA $800.00 a4 $36,400.00
15403A* |Rapiace wh fngs 28 EA $250.00 a2 $10.500.00
154044° |Replace Kichan sink and Atngs ] EA ' $300.00) 50| $15,000.00
15405A° | Proviche wter hamier deain pan a8 BA $75.00 50 $3.750.00
15408A° |Repiate waisl haatar 28 EA $800.00 223 $11,500.00
15407A° |Repincs water stops i plumbing Rduras - ] BA §100.00 222 8222000
16750A° |Replece furnacas 28 BA §800.00 3 $24,000.0
157311 |Raplace condensing unit for Communlly Roam 3 EA $1,200.00 b $1,200.00
15702A° |Repiace condansing unit for apamments 3 BA $1,200.00 28| $30,000.00|
$5783A° {Clean ail duciwork and repairiepiaceiciesn wall and floor grilies Y= 24 | APT $250.00 50| §12,500,00
15704A |Repince bath mxhaust tens . % Bga $100.00 12 $1,200.,00]
DIVISION 15 - ELBCTIICAL 537 A80.00]
18131A" |Pronide GFlrecaptacias In kilchans on dediceled circults via n APT §300.00 50
181324 [Provide GFlmcaptacias in hathroome on dadicaied circults YE8 3 NPT $150.00 50
1851 1E |Replsos camagod sarior lights B N EA #75.00 10|
187214" |Replace dsmaged. missing. orimpropadyinsiatied smoke detecion YEB " EA §560.00 4
18722A° |Provide sdditonat ke o v Inbedrooms Y ] 8A $100.00 114,
16780A ne and TV cables E) | APT $50.00 5D
8 TAL
indefion 2.4% $21,241.49
$907,788.
LH. & Profit, {18%) $138.073.86
Coniingency (10%) $80,118,70
[CRARD TOTAL $1,133,940.24]
NOTES FOR QUICK INTERPRETATION OF THIS WORKSHEET: EvExtarior AsPesAparimen| b= Common maas {These are sulinos |G construcion Hom numbers)
Whan sufixE is used, the associaled quantiy refars 10 axaror lam3a nol disectly aspodeted with an individual unit.
Whan sufix A is veed, the assacinied quantityralars o liems asacclaisd wih (ndhidual aparments. -
indiidual apl.

When sulix ! Is used, e SAS0CHISS qUANNIyrsfers 1o lamMS BEEOCISNT Wit e COMMON Bresl of the buliding thal cannol be sss ocimied with an

» aftor e suflixindicaies B corresponding remark in COST ESTIMATE REMARKS loliowing he COST ESTIMATE SUMMARY

ABBREVIATIONS: CYe CUBIC YARD 8Yw SQUARE YARD SF =

SOQUARE FOOT L F=LINEAR FOOT LS »LUNP SUM EA=BACH HC 3 HANDICAP UNIT
BLOG = BULDING SEC = BUILDING BECTION APY = APARTMENT FIR =FLOOR
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02065A*
020661

0220tE*
02800E*

02501E*

02730E*

02731E*.

~ 02900E*

COST ESTIMATE REMARKS

Asbestos abatement of viny! flooring

Develop O&M plan for asbestos left in place

The Asbestos Survey has indicated the presence of asbestos within a
portion of the vinyl flooring some of which has been covered by non-
asbestos containing materials. Exact quantities of asbestos flooring are
difficult to determine without complete fioor removal in all apartments. Any
disturbance of these asbestos containing materiais either intentionally or
incidental to other planned improvements must be done in strict
accordance with EPA, State, OSHA, and HUD regulations in effect at the
time of the improvements. The property manager should ensure that
maintanance personnel are aware of the existence of ashestos and are
trained in the proper performance of future maintenance responsibilities
until such time the asbestos is removed. An Operations and Management
(O&M) Pian shouid be developed to manage any asbestos left in piace.
Refer to ASBESTOS SURVEY for additional information.

Remove old asphalt play surface and grass area

Reborder and mulch play area - refurbish equipment

it appears that the old asphalt play surface is no longer in use. Removal
and grassing of the hard surface is recommended. The existing adjacent
play equipment needs updating with a new border and mulched topping.
See EXHIBIT A for locations.

Resurface asphalt paving and restripe _
Overall the surfaces of the asphalt drives and parking have weathered
well for its age; however, time has come to resurface and restripe.

Minimal base repairs will be required.

Provide new cut-off valves in site watar system

Provide new clean-outs in sanitary sewer system

The entire water system has to be cut-off to make repairs in any one unit
or location. New cut-offs are recommended to prevent interruption of
sarvice to all residents for a single repair. New clean-outs in the sanitary
system are also needed to facilitate the removal of clogs causing a
disruption of fiow of solid waste.

Create drainage swale
New swales are needed at selective areas to allow water run-off away

from the buildings. One area exists where soil has eroded at one unit
almost entering the rear door. See EXHIBIT A for locations.

20 /45
FalieD



2024015978 Asset Management 08:25:09a.m.  09-30-2009
DEF-CI-EPYT LY LOH FRUIFEUFFLLE L IHE HTUK cob- f (e-abct 1L YLceadl oY rut 1.0

02902E*
02903E*

05500E*

05502E*

061011*

08102E"
07310E*

07611E*

06203E"
06204E"
06205€"

Provide topsoil and sod at bare areas - fill voids - misc. regrading
Gen. landscaping allow, for new shrubs, plantings, tree trimming

The landscaping is sparse and inconsistently placed. New bushes,
shrubs, and trees are recommended to increase the eye appeal of the
development. Bare areas need to be filled and grassed. Existing
landscaping and trees need to be trimmed.

Provide handrails at exist. HC access. ramp to comply w/ UFAS

A ramp exists between the building designated as accessible and the
bullding housing the Office, Laundry, and Community Room. The ramp
appears to be of an acceptable slope; however, rails are required on either
side. See HANDICAP ACCESSIBILITY for additional information.

Provide additional handrail at exterior stairs at two-bedrm bidgs.
Stairs are required to have handrails on both sides. The exterior stairs at
the two-bedroom apartment buildings have a handrail on one side only.
See CODE REVIEW for additional information.

Provide new draftstops In attic at two-bedroom buildings

Draftstops are required over tenant separation walls in the attics. The attic
areas at the three-bedroom units have the proper separation. However, a
single draftstop runs paralle! to the ridge line of each structure at the two-
bedroom apartment buildings but does not separate the units across the
breezeways from each other. New draftstops need to be provided where
required. See CODE REVIEW for additional information.

Allowance for plywood roof deck repair

Replace shingle roofs

Replace/reuse/repair attic ventilators

All of the shingle roofs have out iived there useful life and need to be
replaced. An allowance has been provided to replace the roof deck at
10% of the roof areas requiring replacement. New ridgevents cannot be
installed at the two-bedroom buildings because of the attic draftstop that
runs directly beneath the ridgefine. The existing attic ventilators need to

be replaced and or repaired.

Repair wood soffits

Repair wood fascias

Repair exterior window and miscelianeous wood trim

Overall, the exterior wood soffits, fascias, and trim were in good condition.
Selactive repairs that differ from building to building will be necessary.
Evidence of repairs and painting in the recent past was witnessed.

21/45
F.c oo
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072001

07610E"

08301A*

08500A"
085011*

09250A*
09251A*

09500A*

09650A*

09801E*
09502E*

10430E*

Increase attic insulation
Aftic insulation has settied and needs to be supplemented to provide a
minimum R value of 30.

Repair, align, renail, and clean gutters and downspouts
Minor repairs are required on the gutters and downspouts at selective
locations. All need to be inspected, cleaned, and renalled as required.

Provide new attic access paneis

New access panels will be required in the breezeways of the two-bedroom
buildings to gain access to the attic after the installation of draftstops, as
indicated in other items, which will separate the open attic spaces into
more individual compartments.

Replace windows and screens

Replace common area windows and screens

The majority of the existing aluminum double pane windows are damaged
or allow air to infiltrate. A few have been replaced in the past but the bulk

of the windows and screens need to be replaced.

Repalrireplace gypsum board walls and ceilings in apartments

Repair stipple ceiling finish
Drywall damage exists, a large portion of which is due to water leaks. The

acoustical ceiling treatment on the cellings Is flaking in multiple locations.

Replace carpet In apartments

Replace vinyl flooring in apartments

Substantial quantities of fiooring need to be replaced. A portion of the
vinyl flooring contains asbestos and should be removed as indicated in
other remarks. Refer to ASBESTOS SURVEY for additional information.

Exterlor cleaning and painting of siding and exterior wood

Paint all exterior metal handrails

As indicated in other remarks, the exterior wood and siding is in relatively
good condition. General exterior cleaning will suffice in some locations
while ofher areas need painting. Wood required to be replaced will also
need to be painted. All exterior metal rails will need to be prepared and

painted as well.

Provide handicap accessible parking space to comply with UFAS
An accessible parking space needs to be provided for each acceg.sibie
apariment and Office. Refer to HANDICAP ACCESSIBILITY for additional

information.

22 /45
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10431E*

11450A°
11451A°
11452A°
11453A*

12300A*
12301A"
12302A*
15404A"

13001A*
. 130021
130031
130041
13005A*

130061*

Provide new building identification signage .

Building identification signage, needed to assist amergency personnel in
locating the appropriate apartment during times of need, should be
provided.

| Replace stove

Replace refrigerator

Replace rangehoods

Replace garbage disposal

Approximately 60% of the stoves and 30% of the refrigerators were found
to need replacing in the apartments inspected. All of the rangehoods and
garbage disposals need to be replaced when the cabinets are replaced as
indicated in other remarks.

Replace kitchen base cabinets

Replace kitchen wall cabinets

Replace countertops

Replace kitchen sink and fittings

The cabinets were damaged or worn requiring replacement in all of the
apartments inspected. New sinks are recommended at all new
countertops because of problems inherent with installing old sinks in new

surfaces.

Modify apartments for handicap accessibility to comply with UFAS
Modify Comm. Rm for handicap accessibility to comply with UFAS
Modify Laundry Rm for handicap accessibility to comply w/ UFAS
Modify Office for handicap accessibility to comply with UFAS

Modify apts. for the hearing & vision impaired to comply w/ UFAS
Paradise Apartments currently has four dwelling units designated for those
with physically disabilities all of which offer a good degree of accessibility.
However, minor upgrades are required to be in compliance with the
Uniform Federal Accessibility Standards (UFAS). All four designated
apartments are located within one singie-story structure. Modifications are
required at only three of the units (5%), however, the modifications are
recommended at all four. One apartment (2%) needs to be modified for
the use of the hearing and/or vision impaired and can be accomplished in
any unit throughout the development. Other commocn spaces need
modifications as well. See HANDICAP ACCESSIBILITY for additional

information.

General upgrades to Community Room _
The Community Room needs new lights, carpet, painting, and cabinets.
One of the two restrooms needs to be put back into commission by

23 /45



2024015978 Asset Management 08:25:53 a.m. 09-30-2009
SEP-£9-2885 10:19A FROM:OFFICE OF THE MAYOR 256-772-3828 TO: 912024015978F730

16001A"

15401A*
15402A"
15403A°

15405A*
15406A*

15407A"*

15750A"
157811*

15782A"
15783A"

16131A*

installing ali new fixtures, See HANDICAP ACCESSIBILITY for other
requirements.

Interior water line repair allowance
Due to water stains found on drywall surfaces, leaking pipes should be
anticipated. An allowance has been provided to account for these

conditions.

Replace toilet

Replace lavatory, vanity, and fittings

Replace tub fittings

Approximately 30% of the toilets need to be replaced due to age and
abuse. The majority of the tub faucets need to be changed out due to age
and difficulty of operation. New vanities, lavatories, and faucets need to
be provided in all full and half baths.

Provide water heater drain pan

Replace water heater

Drain pans are required under water heaters where damage to the interior
of the building may result if leaks occur. New drain pans with piping to the
exterior is recommended at all apartments. See CODE REVIEW for
additional information. Approximately 50% of the water heaters need to

be replaced. .

Replace water stops at plumbing fixtures

The existing stops on virtually all plumbing fixtures are difficuit to operate.
Muitiple stops do not allow for the water to be completely cut-off. New
stops are recommended at all sinks, lavatories, and toilets.

Replace furmaces '
Replace condensing unit for Community Room

Replace condensing unit for apartments

Clean all ductwork and repair/replace/clean wall and floor grilles
Approximately 60% of the furnaces and 50% of the condensing unite
providing heating and air-conditioning for the apartments need to be
replaced several of which are due to replacement units not being
compatible with the remaining components. Several HVAC grilles are
missing or dirty. All grilles need to be replaced and/or cleaned. Ductwork

needs {o be cleaned as well.

Provide GFI receptacies in kitchens on dedicated circuits

24 /45
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16132A*  Provide GFI receptacles in bathrooms on dedicated circuits
GF| receptacles were found in a portion of the bathrooms and kitchens but
not all. New GFI receptacies on dedicated circuits will be required in the
- bathrooms and above kitchen counters that are more than 12" wide where
they do not currently exist. See CODE REVIEW for additional information.

16721A* Replace damaged, missing, or improperly installed smoke det.'s
16722A*  Provide additional smoke detectors in bedrooms
Smoke detectors were found in the areas leading to the bedrooms as
required with some needing to be replaced due to damage. Current codes
require smoke detectors in the bedrooms as well. See CODE R
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RIDER 1 OF 10
ENFORCEMENT
The Deed shall include the following provisions:

The covenante set forth in this Deed shall run with the
land hereby conveyed and, to the fullest extent permitted by law
and equity, shall be binding for the benefit and in favor of and
enforceable by the Grantor and his successors in office.

The Grantor shall be entitled to (&) institute legal action
to enforce performance and observance of these covenants, {b)
enjoin any acts which are viclative of these covenants, and (C)
exercise any other legal or equitable right or remedy with
respect to these covenants.

By initialing hereunder the parties acknowledge that this
Rider is incorporated intoc and is 8 part of the Contract of

Sale.

GRANTE

SECRETARY OF HOUSING AND URBAN DEVELOPMENT _QM"
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RIDER 2 OF 10

NONDISCRIMINATION AGAINST MULTIFAMILY SECTION 8 CERTIFICATE
HOLDERS AND VOUCHER HOLDERS

The Deed shall include the following provisions:

Nondiscrimination

In order to comply with Section 204 of the Housing and Community
Development Amendments of 1978, 12 USC §1701z-12, as amended,
+the Grantee, for itself, its successols and assigns, agrees not
to unreasonably refuse to lease a dwelling unit offered for
rent, offer or sell cooperative stock, or otherwise discriminate
in the terms of tenancy or cooperative puxrchase and sale because
any tenant or Purchaser is the holder of a Certificate of Family
Participation or a Voucher under Section 8 of the United States
Housing Act of 1937 (42 USC §1437f), or any successor
legislation (hereinafter referred to as Section B8). This
provision is limited in its application, for tenants or
applicants with Section B Certificates or their equivalent
(other than Vouchers), to those units which rent for an amount
not greater than the Section g falr market rent for a comparable
unit in the area as determined by HUD.

1f the Grantee breaches this provision, HUD and/or one or more
third-party beneficiaries, shall be entitled to institute legal
action to enforce performance and observance of such provision and
to enjoin any acts which are violative of such provision. For the
purposes of this provisien, a third-party beneficiary ghall be any
person who holds a Certificate of Family Participation or a
Voucher under Section 8 or any equivalent document under succeasor

legislation.

By initialing hereunder the parties acknowledge that this
Rider is incorporated into and 1s a part of the Contract of

Sale.

GRANTE
SECRETARY OF HOUSING AND URBAN DEVELOPMENT LLM'\
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RIDER 3 OF 10
AFFORDABILITY OF UNITS
The Deed shall include the following provisions:
Housing Assistance Payments (HAP) Applicable when checked:

[] as long as the HAP contract ig in effect, the HAP will control
the rent and eligibility requirements for the residents under

the HAP. 1If the HAP expires, terminates or is not renewed

within the affordability term as specified below, the
Affordability Rider will control future operations of the
property. No resident in place at the time of enactment will be
forced to vacate a unit.

Use Restriction (applicable if checked)

[] The Grantee covenants that all units in the Property will be
maintained as affordable housing for & period of twenty (20)
years after the date of this Deed or such earlier time as the
Grantor may specify in writing (the "Regtricted Period”). Any
change in this number of units must receive the prior written
approval of the Grantor.

[] The Grantee covenants that it will market affirmatively

of the units in the project to very low-income families,
whose income at the time of initial occupancy does not exceed 50
percent of the area median income with adjustments for smaller

or larger families.

Income Eligibility Limitation

The Grantee may only rent the number of units reguired to be
affordable units to families who qualify as low-income and very
low-income, as defined in Section 813 of the Housing Act of
1937, as amended, with adjustments for smaller and larger

families.
{this paragraph applicable if checked)
of the total numbex of affordable units, units may be

targeted to families with annual incomes between 80 and
percent of the area median income, with adjustments for smaller

and larger families.

Maintanance of Rents at Affordable Levels
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(1) For current tenants, affo;dable rent means the lesser

of:

{a) For a unit occupied by a very-low income family,
the unit rent does not exceed 30 percent of 50 percent
of the area median income (not the income of the
family), as determined by the Department, with
adjustments for smaller and larger families; or

(b) For a unit occupied by a low-income family other
than a very low-income family, the unit rent does not
exceed 30 percent of 80 percent of the area median
income (not the income of the family), as determined
by the Department, with adjustments for smaller and

larger families; or

(¢} The unit, or the family residing in the unit, is
receiving assistance undex Section 8 of the United

States Housing Act of 1937.

(2) For new, turnover tenants, affordable rent means the lesser

OF:

(a) The unit rent does not exceed 30 percent of 80
percent of the area median income (not the income of
the family), as determined by the Department, with
adjustments for smaller and larger families; or

(b} The unit rent is within the Section 8 voucher
payment standard applicable to the community in which
the project is located, or the unit is receiving
assistance under Section 8 of the United States

Housing Act of 1937.

Additional Purchaser Covenants

(1)

(2)

The Grantee covenants that it will not unreasonably refuse

to release units to,
very low-income families.

or otherwise discriminate against,

The Grantee shall certify to RUD annually that the
requirements in the a

bove paragraphs have been fulfilled.

By initialing hereunder the parties acknowledge that this

Rider is incorporated into and is a part of the Contract of

29 /45
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Sale.

GRANTEE
SECRETARY-OF HOUSING AND URBAN DEVELOPMENT b[k&}
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RIDER 4 OF 10

POST-CLOSING REPAIR ESCROW REQUIREMENTS

The Deed shall include the following provisions:

1. Grantee covenants to complete required repairs within
twenty-four (24) months of Closing. To enaure completion, the
Grantee shall provide to HUD, at Closing, one of the following,

as determined by HUD:

a. Unconditional, irrevocable and non~documentary Letter
of Credit (LOC}:

{1)

(2)

an unconditional, irrevocable and non~-documentaxy
Letter of Credit (LOC) in the amount of $283,487,
with an expiration date at least six (6) months
beyond HUD's estimated date for completion of
repairs. In the event an extension for
completion of repairs is granted, the LOC will be
extended accordingly. HUD may cash the LOC and
apply the funds to correct latent defects in the
completed repairs if the Grantee is unable or
unwilling to make such repairs within the Bix
month period, or for such purposes as HUD deems

appropriate; or,

if repairs are performed in stages, as agreed
between Grantee and HUD prior to Closing, up to
five (5] LOCs may be provided to HUD. The first
L0C will be egual to at least ten pexcent (10%)
of the total estimated repair costs and such LOC
shall remain in effect for a period of six (6)
months after the woxk has been completed to HUD's
satisfaction. TIf the Grantee is unable or
unwilling to make such repairs within the six
month period, HUD may cash this LOC and apply the
funds to correct latent defects in the completed
repairs, or for such purposes as HUD deems
appropriate. The remaining LOCs provided to HUD
will be in equal dollar amounts, the sum of which
will equal the total required LOC amount
specified in paragraph (1) less the first LOC
detailed above. Each of these remaining LOCs
will have an expiration date at least six (6)
months beyend the estimated completion date for
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repairs. The LOCs shall be returned to the
Grantee after the repairs have been completed to

RUD’ s satisfaction.

b. Performance and payment bonds meeting State and local
codes as assurance of completion for post-cleasing
repair requirements, as listed on Form HUD-9552 and
its exhibits, or form HUD 9822. Grantee must use HUD
Form-92452 for the payment bond and a form for the
performance bond that is acceptable to HUD.

{1) Evidence of the existence of payment and
performance bonds each in the amount of
$1,133,946 [the total cost of repairs} must be
provided to HUD.

(2) Grantee must follow the following requirements:

i. The surety entity issuing the bonds must be
included on the accredited U.S. Treasury
list, Circular 5§70, published annually in
the Federal Register on or about July 1 of

each year;

ii. The payment and performance bonds must not
exceed limit listed in the Circular;

iii. The payment and performance bonds must show
HUD as payee, along with Grantee's
mortgagee, at the mortgagee's request.

a. A No Warranty Deed in the format prescribed by
Grantor conveying all of the Grantee’s right, title

and interest in the property.

2. If the Grantee fails to complete repairs
in accordance with this Agreement, the
Secretary will not exercise the remedles as described in
paragraph la, request payment on the bonds secured under
paragraph 1lb, above, or file the deed described in lec,
above, if any lender holding a lien or security interest

on the Project:

a. Gives written notice to HUD within the period provided
for repairs, that it intends to complete the repairs,

and
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b. Completeé such repairs within 30 days of the notice or
within such longer periods that HUD may approve in

writing.

3. The Grantee covenants not to lncrease the rent for any

unit, from the rent HUD is requiring a temant to pay on the
Closing date, until such unit meets all the rehabilitation

requirements set forth above.

By initialing hereunder the parties acknowledge that this
Rider is incorporated into and is a part of the Contract of

S5ale.

GRANTE
SECRETARY OF HOUSING AND URBAN DEVELOPMENT M—

33 /45
P.14-25
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RIDER 5 OF 10
RIGHT OF FIRST REFUSAL

All residents relocated by HUD are to be provided the
opportunity to apply for re~admission to the property once the
property is repaired, restored or otherwise becomes available

for re-occupancy.

The Purchaser/owner is required to mail a “Right of First
Refusal” notice (certified and regular mail) to the head of
household’s last known address. A listing of the households and
their last known addresses will be provided to the Purchaser at
closing. The Purchaser is required to inform the displaced
households in writing, at least ninety (90) days prior to the
expected dates the units will be ready for re-occupancy, that
they have the Right of Fizst Refusal to apply for re-admission
to the rehabilitated units. In the Right of First Refusal

notice:

s The family is to be offered the opportunity to apply for
re-admission to a rehabilitated unit.

e The owner can require the head of household to provide
written notice of intent to apply for re-admission to a
unit in the property within forty-five (45) days of the
Right of First Refusal notice.

e The notice must provide the date the unit is scheduled to
be available for re-occupancy. Families that wish to
return to the property must be given a minimum of sixty
(60) days to move into the unit after the repairs have been
completed. The notice must advise the family that they
will lose this housing preference if they fail to respond
to the owner’s notice , or fail to re-occupy the unit
within sixty (60) days after it is repaired, or indicates
to the owner that they do not intend to return.

¢ The owner may offer an available comparable unit to &
displaced family if the unit the family occupied before the
relocation cannot be repaired, or if the repalrs regquire a
long period of time to complete. If the returning family
accepts an alternate unit, the family is considered re-
housed and is not eligible for additional unit transfer
except in accordance with the owner's transfer policy.

e The owner is not expected to accommodate an extended
family. Extended family for this purpose includes (or
excludes) non-relatives or adults who were not residents or

members of the household. Units may be rented to non-=
displaced households after all displaced households needing
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that size unit have relocated back to the property, or have
lost their housing preference.

By initialing hereunder the parties acknowledge that this
Rider is incorporated into and is a part of the Use Agreement.

PURCHASER
SECRETARY OF HOUSING AND URBAN DEVELOPMENT E!E_\:

35/45
F.16-/25
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RIDER 6 OF 10

ASBESTOS HAZARDS

The Deed shall include the following provisions:

(1) Grantee agrees to indemnify defend, and hold Grantor
harmless from any liability arising by reason of Grantee's
failure to perform Grantee's obligations under this Deed with
respect to the elimination of asbestos health hazards, the
prohibition against the use of asbestos and Grantee's
responsibility for complying with applicable State and local
asbestos laws and regulations.

(2} 1If Grantee fails to comply with (1), above, and no
extension by written agreement has been granted by Grantor,
Grantor and his successors in office shall be entitled to enter

and terminate the estate hereby conveyed.

By initialing hereunder the parties acknowledge that this
Rider is incorporated into and is a part of the Contract of

Sale.

GRANTEE
SECRETARY OF HOUSING AND URBAN DEVELOEMENT &Mﬁ
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RIDER 7 OF 10
CONVEYANCE TO NON-PUBLIC ENTITY
The Deed shall include the following provisions:

The Grantee covenants that the Property shall not be conveyed to
a non-public entity (Transferee) except through a public
disposition process consistent with the disposition procedures

of the unit of general local govermment.

prior to conveyance of the Froperty the Transferee must be
approved by the Grantor under Grantor’s Previous Participation

Certification procedure.

The Tranaferee must also certify to Grantor that any other

- projects that are owned by the Transferee or its affiliates and
are locatad in the City of Madison, Alabama are in substantial
compliance with applicable State snd/or local housing statutes,
regulations, ordinances and codes.

By initialing hereunder, the parties acknowledge that this
Rider is incorporated into and is a part of the Contract of

Sale.

GRANTE
SECRETARY OF HOUSING AND URBAN DEVELOPMENT QMA
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RIDER & OF 10

EQUITY PARTICIPATION
{Other than Homeownership)

The Deed shall include the following provisions:

(1)

(2)

Definitions. As used in paragraphs 2 through 6 herein, the
term: -

wGrantee” or “Purchaser” shall mean the Grantee or
purchaser (as defined in section 1 of this Contract of
Sale) or any of its successors, assigns or grantees for

value;

vSale” shall mean an event when the Grantee (Purchaser)
sells, refinances, assigns, transfers or conveys the
Property or any portion thereof, other than {1} for
homeownership in accordance with this Contract of Sale, (2)
to finance the cost of improvements or repairs to the
Property in amounts approved by Grantor, or (3) to finance
the renovation or new construction of rental units
{including with tax credits, and whether for families,
elderly or special populations) through conveyance to an
“Owner Entity” that includes the Grantse (Purchaser) (or an
affiliate of the Grantee (Purchaser}) as having 2 general
partner interest or member interest in such Owner Entity:

and

vRefinancing” shall include, without limitation, the
placement of any indebtedness secured by the Froperty.

If Grantee (Purchaser} conducts a Sale, then the Sale
proceeds, less any expenses incurred by the Grantee
{(Purchaser), as approved by Grantor, consisting of: (1}
reasonable transaction costs; (2) purchase price paid by
the Grantee {Purchaser) for the Property; (3) amounts
previously paid by the Grantee (Purchaser) to the Grantor
under paragraph 3 herein or (4) other of Grantee
(Purchaser)’s costs (whethar paid or incurred but not paid)
related to construction of improvements, or renovation and
rehabilitation, but not including (i) costs of routine
maintenance and repairs, or (ii) costs funded by grants
provided by the Grantor; shall be assigned to the Grantox

in the following amocunts:

(a) between the date of this Deed and fifteen years from
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(3)

(4)

{5)
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Asset Management

the date of the Deed, one hundred (100} percent;

(b) between fifteen years, one day and twenty years from
the date of this Deed, seventy-five (73) percent;

{c) between twenty years, one day and thirty years from the
date of this Deed, fifty (50) percent; and

(d) over thirty years from the date of this Deed, zero (0)
(this rider no longer applies).

If the Grantee (Purchaser) completes a Refinancing without
approval in writing from Grantor, the proceeds from the
Refinancing, less any expenses incurred by the Grantee
{Purchaser) consisting of: (1) reasonable transaction
costs; (2) any mortgage debt paid off in connection with
the Refinancing; (3) costs paid or incurred by Grantee
(Purchaser), as approved by Grantor, related to the
constructien of improvements, renovation and
rehabilitation, but not including (i) costs of routine
maintenance and repairs, or (ii) costs funded by granta
provided by the Grantor; or {4) amounts previously paid by
Grantee (Purchaser) to Grantor under this paragraph 3;
shall be paid to the Grantor in the mannex provided in

subparagraphs 2(a) to 2(d) above.

The Grantee (Purchaser) shall keep or cause to be kept,
accurate records of account of any Sale or Refinancing, and
of the cost of tha construction of improvements or
renovation and rehabilitation. The Grantor, during normal
working hours, shall have the right to enter and have free
access to inspect all books and records of the Grantee
{Purchaser) related to the Property. Upon the written
request of the Grantor, but not more than annually, the
Grantee (Purchaser) shall retain an independent certifiad
public accountant who ghall prepare an accounting of any
Sale or Refinancing or of the cost of renovation or
rehabilitation under the Redevelopment Plan.

The Grantor reserves the right to approve future conveyances
of the Property, reguire conveyance by competitive procedures
and to obtain an independent third party assessment of value
from a licensed appraiser in order to determine that

(1) proceeds derived from any Refinancing, or that (2) any
Sale or other transaction conveying ownership of the
Property, accurately reflects market value for the specified
use of the Property at the time of conveyance. This
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(6)

paragraph (5) shall not apply to: sales of individual
homeownership units, the conveyance pf any common areas O
property to a homeowners’ association or a similar common
ownership entity, the grant of any utility easements oY
other necessary public easements, the dedication of public
streets, alleys, ways, and curbs required as part of the
redevelopment, the financing of improvements &as approved by
the Grantor if the Property 1s net developed for
homeownership, or the leasing of any of the Property for
ancillary activities undertaken to provide community

services.

With respect to any transfer of the property to which
section 42{i) (7) of the Intermal Revenue Code is
applicable, no funds except for those funds in excess of
the minimum purchase price as defined in said Section, less
the amount allowed as deductions in paragraph {2) of this
Rider shall be payable to HUD.

By initialing hereunder the parties acknowledge that this

Rider is incorporated into and is a part of the Contract of

Sale,

GRANTEE ( PURCHASERﬁ

SECRETARY OF HOUSING AND URBAN DEVELOEMENT éwo

40 /45
P.21/25
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RIDER 9 OF 10

Equity Participation for Homeownership Purchasers

The Deed shall include the following provisions:

1.

If the Grantee or its successor or assign sells individual
units at the Property to financially qualified former
residents and other income qualified (annual income does
not exceed 115 percent of Area Median Income) eligible
purchasers (“Qualified Homebuyers”) in accordance with the
Redevelopment Plan the following provisions shall apply.

. Grantee shall keep or cause to be kept, accurate records of

account of the initial sale of each homeownership unit.
Grantor, during Grantee’s normal working hours, shall have
the right to enter and have free access to inspect all
books and records of Grantee related to the initial sale of
each homeownership unit. Upon the written request of
Grantor, but not more than annually, Grantee shall retain
an independent certified public accountant who shall
prepare an accounting of initial sales of homeownership

units.

If a Qualified Homebuyer, or any subsequent Qualified
Homebuyer, sells, assigns, or voluntarily transfexrs or
conveys his or her unit, the Qualified Homebuyer may only
retain Sale Proceeds in exceas of what is defined as Sales
Proceeds, as defined below, pursuant te the following
calculation: for each year a Qualified Homebuyer remains
an owner/occupant of his or her unit the Qualified
Homebuyer may retain ten (10) percent per year of any Sales
Proceeds above the Qualified Homebuyer’s documented
expenses, aa defined in Sales Proceeds below. After ten
(10) years of continued ownership/occupancy of a unit the
Qualified Homebuyer may retain 100 percent of any Sales

Proceeda.

In order to qualify for retention of any portion of the
Sale Proceedsa, the Qualified Homebuyer, or any subsequent
Qualified Homebuyer, must use his or her unit as his or her

primary residence.

wgale Proceeds” are defined to be all amounts paid or
obligations assumed by the new purchaser of a unit, who
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must be a Qualified Homebuyer, aexcept:

a) reasonable transaction costs;

b} purchase price paid by the Qualified Homebuyer, or any
subsequent Qualified Homebuyer, for the unit; and

¢) coats incurred by the Qualified Homebuyer, or any
subsequent Qualified Homebuyer, related to
improvements, removation and rehabilitation, but
specifically excluding routine maintenance and

repairs.

The Grantee may commission an independent appraisal to
establish the market value of an interest being conveyed.

. Grantee shall pa§ to Grantor one hundred percent (100%) of

any Sale Proceeds which it shall recapture pursuant to
paragraph 3 above. Grantor, during Grantee’s normal
working hours, shall have the right to enter and have free
access to inspect all books and records of Grantee related
to any sale proceeds which it recaptures.

. For ten years after its initial purchase, any Qualified

Homebuyer, its successors, assigns or grantees for value,
shall obtain approval in writing from Grantee prior to
refinancing its property, which includes without
limitation, placing indebtednesas secured by the property.
1f, after its initial purchase, any Qualified Homebuyer,
its successors, assigns or grantees for value, refinances
after having obtained approval in writing from Grantee,
then the Qualified Homebuyer, its successors, assigns or
grantees for value may retain the proceeds from the
refinancing if such proceeds are to be usad to improve the
property, pay for educational expenses, or pay fox costs
related to illness, all as determined by Grantee.
Consistent with paragraph 3 above. If any Qualified
Homebuyer, its successors, asaigns or grantees for value,
seeks to use the proceeds from the refinancing for any
purpose other than to improve the property, pay for
educational expenses, or pay for costa related to illness
{all as determined by Grantee}, then it must also obtain

Grantor’as written approval for such use,

1£, during the ten years from the date of the deed to the

initial Qualified Homebuyer, any Qualified Homebuyer, its
successors, assigns or grantees for value, refinances its

42 145
F.23-25
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property without approval in writing from Grantee or
Grantor, as applicable, then the proceeds from the
refinancing, less any expenses incurred by the Qualified
Homebuyer consisting of: (1) reasonable transaction costs,
(2) any mortgage debt paid off in connection with the
refinancing, (3) costs paid by the Qualified Homebuyer, as
approved by Grantee, related to improvements, renovation
and rehabilitation other than routine maintenance'and
repairs, or (4) amounts previously paid by the Qualified
Homebuyer to Grantee under this paragraph 8, shall be paid
to Grantee in the manner provided in paragraphs 3 and 4

above.

10, For ten years from the date of the deed to the initial
Qualified Homebuyer, in the event of death of any Qualified
Homebuyer and transfer of title to all or any part of a
unit at the Property to an heir and/or devisee who would be
a Qualified Homebuyer, such heir and/or devisee shall .
assume all obligations of the Qualified Homsbuyer, and no
payment to Grantee shall be required at that time. If the
heir and/or devisee is not a Qualified Homebuyer, either:

a. the heir and/or devisee shall transfer the property
to person who would be a Qualified Homebuyer within

one hundred and eighty (180) days after acguiring
title, and said person shall assume all obligations
of tha Qualified Homebuyer, and there shall be no
payment to Grantee at that time, or

b. the transfer shall be treated as a sale and the heir
and/or devisee shall pay the appropriate percentage
of Sale Proceeds, as set forth in paragraph 3 above

to Grantee.

11, If any Qualified Homebuyer sells, assigns, voluntarily
transfers or conveys his or her unit for ten years from the
date of the deed to the initial Qualified Homeowner, the
sale, assignment, transfer or conveyance of the unit must
be to another Qualified Homebuyer.

By initialing hereunder the parties acknowledge that this Rider
is incorpora nto and is a part of the Contract of Sale.

GRANTEE
SECRETARY OF HOUSING AND URBAN DEVELOPMENT QA&

43 /45
P.24-25
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Rider 10 of 1l0.

REDEVELOPMENT PLAN

The deed shall include the following provisions:

1. The Purchaser’s redevelopment plan shall be generally
consistent with the other provisions and riders of the
Contract of Sala.

2. Purchaser may demolish all or a portion of the existing
improvements and redevelop the property as a mixed income
development of reaidential remtal and /or homeownership

units.

3. The Purchaser shall develop a final plan for the
redevelopment of the Proparty within three (3) months after
the date of this deed, which shall be subject to Seller's
approval, such approval not to be unreasonably withheld.
Seller will not unreasonably demy Purchaser’s request for an
extension of this deadline if Purchaser shows good cause.

4. If, subseguent to Seller's approval of a final plan for the
redevelopment of Property, the Purchaser substantially
changes such plan, Seller must approve a new or revised
redevelopment plan prior to its implementation, such
approval not to be unreascnably withheld. Any change to
the final plan for redevelopment of the Property that
affects use, ownership, cccupancy, unit composition ox the
pumber of unite shall also be subject to Seller's approval,
such approval not to be unxeasonably withheld.

By initialing hereunder the parties acknowledges that this rider
is incorporated into and is a part of the Contract of Bale.

Grantee

SECRETARY OF HOUSING AND URBAN DEVELOPMENT M



